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Paired Sales Analysis of Transmission Facility Impact on Residential Property Values 
 
Comparison of single-family residential sales adjacent to and/or with a substantive view of high 
voltage transmission facilities in residential subdivisions, Rowley Downs, Surrey Ridge, Sorrel 
Ranch, Tallyn’s Reach, Creekside, Tollgate Crossing, and Villages of Parker, located in parts of 
Arapahoe and Douglas Counties, State of Colorado. 

 
 
Summary of Analysis: This market data study evaluates what, if any, measurable market impact 
high voltage transmission facilities have on residential home values. To evaluate the market 
impact, I have conducted a paired sales/grouped data analysis in the residential subdivisions 
listed above and compared sales data of improved residential properties that are immediately 
adjacent to high voltage transmission lines with similarly improved properties that are not 
adjacent to high voltage transmission lines. I have also examined the market impact, if  any, on 
properties with significant views of high voltage transmission lines (but not necessarily 
immediately adjacent to such transmission lines) as compared to similarly improved properties 
without any view or a significantly obstructed view of high voltage transmission lines. Finally , I 
have examined the market impact, if any, on the appreciation rates of properties adjacent to  or 
with views of transmission facilities as compared to those further removed and without such 
views. A summary of that data and my conclusions are included in this report and addenda. 
 
Summary of Conclusions: I did not find any appreciable market impact on residential property 
values or appreciation rates attributable to high voltage transmission lines. 
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SUMMARY OF DATA ANALYZED  
 

This analysis includes market transactions that took place between January of  2014 and 
May of 2022. The subdivisions considered include the following areas with a summary of the 
quantity of sales data examined for each subdivision. Overall, the market data was gathered from 
seven subdivisions and included 2,665 sales between 2014 and 2022.  

 
Rowley Downs 

Total sales during period 114 transactions 

Comparable sales adjacent to or  
with view of the transmission line 

22 transactions 

Comparable sales removed from or  
no view of transmission line 

43 transactions 

Appreciation rate pairs 20 transactions 
        7-pairs adj/view 
        13-pairs remove/no view 

Date range of sales 09/2014-05/2022 

Impr. Size range 1,781 sf – 3,706 sf 
 

Constructed 1972-1999 

Land size (acres) 0.21 – 0.31 

 
Surrey Ridge 

(Paired analysis included with Rowley Downs) 
Total sales during period 60 transactions 

Comparable sales adjacent to or  
with view of the transmission line 

2 transactions 

Comparable sales removed from or  
no view of transmission line 

3 transactions 

Appreciation rate pairs n/a 

Date range of sales 09/2014-04/2022 

Impr. Size range 1,449 sf – 4,358 sf  

Constructed 1969-2009 

Land size (acres) 1.22 – 8.24 
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Sorrel Ranch 

Total sales during period 245 transactions 

Comparable sales adjacent to or  
with view of the transmission line 

30 transactions 

Comparable sales removed from or  
no view of transmission line 

92 transactions 

Appreciation rate pairs 52 transactions 
        7-pairs adj/view 
        45-pairs remove/no view 

Date range of sales 09/2015-01/2022 

Impr. Size range 1,375 sf – 3,431 sf  

Constructed 2004-2021 

Land size (acres) 0.11 – 0.27 

 
Tallyn’s Reach 

Total sales during period 605 transactions 

Comparable sales adjacent to or  
with view of the transmission line 

77 transactions 

Comparable sales removed from or  
no view of transmission line 

520 transactions 

Appreciation rate pairs 123 transactions 
        21-pairs adj/view 
        102-pairs remove/no view 

Date range of sales 09/2014-04/2022 

Impr. Size range 1,347 sf – 5,364 sf 

Constructed 2000-2018 

Land size (acres) 0.10 – 1.33 
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Creekside 
(Paired analysis included with Tallyn’s Reach) 

Total sales during period 56 transactions 

Comparable sales adjacent to or  
with view of the transmission line 

13 transactions 

Comparable sales removed from or  
no view of transmission line 

18 transactions 

Appreciation rate pairs 8 transactions 
        3-pairs adj/view 
        5-pairs remove/no view 

Date range of sales 09/2014-04/2022 

Impr. Size range 2,297 sf – 4,687 sf 

Constructed 2002-2005 

Land size (acres) 0.23 – 0.54 

 
 

Tollgate Crossing 
Total sales during period 691 transactions 

Comparable sales adjacent to or  
with view of the transmission line 

77 transactions 

Comparable sales removed from or  
no view of transmission line 

 

256 transactions 

Appreciation rate pairs 290 transactions 
        22-pairs adj/view 
        123-pairs remove/no view 

Date range of sales 09/2014-04/2022 

Impr. Size range 1,073 sf – 4,179 sf 

Constructed 2004-2019 

Land size (acres) 0.08 – 0.45 
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Village of Parker 
Total sales during period 894 transactions 

Comparable sales adjacent to or  
with view of the transmission line 

81 transactions 

Comparable sales removed from or  
no view of transmission line 

310 transactions 

Appreciation rate pairs 134 transactions 
        12-pairs adj/view 
        122-pairs remove/no view 

Date range of sales 09/2014-05/2022 

Impr. Size range 1,236 sf – 4,450 sf 

Constructed 1987-2015 

Land size (acres) 0.10 – 1.55 

 
The sales data used for this analysis was obtained from the MLS, multi-listing service, 

and from County records, with confirmations provided by realtors, agents, buyers, sellers, and 
recorded declarations. I then conducted a paired sales/grouped data analysis of the sales data to  
evaluate the impact, if any, of high voltage transmission lines on both the overall sale prices of 
residential properties and the appreciation rate of residential properties. To conduct this analysis, 
I compared homes that were either adjacent to or had views of high voltage transmission lines 
with groups of comparable homes that did not have any view or had significantly obstructed 
views of high voltage transmission lines. This is a common technique used by appraisers to 
isolate the effect of individual variables (here adjacency to and view of high voltage transmission 
lines) on value.1   

 
To ensure I was comparing homes that were comparable, I first identified sales of homes: 

(1) within the same subdivision and of the same style within that subdivision (i.e., ranch/1 story, 
2 story, tri-level, etc.); (2) with similar above ground square footage (“Abv SF”); and close in 
time date of construction (“DOC”). I then grouped those sales by date/year. These were the 
factors that were indicated by buyers and sellers to be some of the primary considerations during 
the confirmation of the market data. From there, I calculated the price percent difference between 
the overall sale price of homes with no view of the transmission line and homes adjacent to  or 
with views of the transmission line.  

 
1 I note that to truly isolate a variable’s impact on value, a  certain quantity of data must be gathered for any variable 
to be adequately studied and analyzed. Just as a  single sale does not necessarily reflect market value, a  single pair o r 
even a small grouping of sales is not necessarily indicative of a  variable’s impact on  value. I  f eel conf ident the 
number of sales included in this analysis is sufficient to provide a reasonable indication of the variable I am trying to 
isolate for in this study.  
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Tables 1 and 2 below shows two samples of such paired groupings, one showing a 
pairing isolating for adjacency to the transmission line and the other isolating for view of the 
transmission line:2   
 
TABLE 1:  
 

Num Dir Name Type Date Net Price Line Y/N View/Adj Acres Style YOC Bdrms Baths Abv SF Bsmt SF Total SF Impr PSF Gar Carport % Diff

22000 Day Star Drive 09/30/14 318,000$      0 0.16 Ranch/1 Story 1999 3 2 1,885 965 2,850 169$         2 0 5.35%
11227 Wintergreen Drive 10/17/14 318,500$      0 0.14 Ranch/1 Story 2000 3 2 1,894 1,247 3,141 168$         2 0 5.18%
11329 S Lost Creek Circle 09/15/14 335,000$      1 A 0.17 Ranch/1 Story 2002 3 2 1,928 1,064 2,992 174$         2 0

Street

V I L L A G E S     O F     P A R K E R     P A I R E D     S A L E S     T A B U L A T I O N
Sales adjacent to power line vs Sales removed from power line

 
 

 
TABLE 2: 
 

 
 

 
 

*The highlighted “A” in Table 1 identifies the property sold within the group which was adjacent to the t ra nsmission  line.  The 
highlighted “V” in Table 2 identifies the property sold within the group which had a significant view of the transmission line.  A 
positive % difference indicates that the value of the property adjacent to or with a significant view of the transmission line so ld  f o r 
more than the comparable property without such view. A negative % difference indicates that the value of the property adjacent  to 
or with a view of the transmission line sold for less than the comparable property without such view.   

 
I also conducted a similar analysis to evaluate appreciation of properties adjacent to  and 

with views of high voltage transmission lines as compared to those without such views. To 
conduct this analysis, I collected pairings that included the sale and resale of the same property 
and compared the appreciation of properties adjacent to or with views of the transmission lines 
with those further removed and with no or a substantially obstructed view of the transmission 
line.  
 
 Finally, to avoid the data being skewed by any given pairing or sale, I calculated both the 
mean (average) and median of percent differential among the pairs for each subdivision and 
variable I studied. In total, I was able to identify 2,040 sales to use in this paired sales analysis. 
The following tables provide the summary of that analysis, and the data I used is attached in  the 
appendix to this report. As with each paired grouping, the percentages below include both 
positive and negative differentials. And as with the individually paired groupings of sales, a 
positive number indicates that the variable (here adjacency to or view of high voltage 
transmission lines) resulted in a mean or median percent increase in value as compared to 
properties without that variable. After gathering data for each subdivision, I calculated the 
overall average mean and average median differential in value across all subdivisions. Generally 

 
2 The addenda include all such paired groupings that were included in this analysis.  
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speaking, a mean or median percent variation less than plus or minus 5% would be considered a 
typical market fluctuation, so to identify impact on value, I looked for an average mean and 
median percent variation across all subdivisions above 5% in order to identify whether there is a 
positive or negative impact on value that could be attributable to adjacency to or view of high 
voltage transmission lines.3  
 
TABLE 3:  
 

SUBDIVISIONS – ADJACENT VS REMOVED PAIRS 
Rowley Downs Mean Median 

Paired Sales Adjacent vs Removed 0.59% 0.66% 
Surrey Ridge   

Paired Sales Adjacent vs Removed 5.51% 5.51% 
Sorrel Ranch   

Paired Sales Adjacent vs Removed 0.70% 0.43% 
Tallyn’s Reach   

Paired Sales Adjacent vs Removed 7.79% 6.67% 
Creekside   

Paired Sales Adjacent vs Removed no data no data 
Tollgate Crossing   

Paired Sales Adjacent vs Removed 1.04% 0.00% 
Villages of Parker   

Paired Sales Adjacent vs Removed 3.45% 2.13% 
 OVERALL 

AVERAGE 
 

3.18% 
 

2.57% 
 

As reflected in Table 3 above, the mean and median variations in value of comparable 
properties adjacent to the transmission lines as compared to similar properties further removed 
from such lines range from 0.59% to 7.79% and 0.00% to 6.67% respectively. Averaging these 
rates across all subdivisions studied indicates a 3.18% mean differential and a 2.57% median 
differential. All the mean and median percentage differentials indicate properties adjacent to  a 
transmission line sold at a higher or the same amount than those further removed. In  addition, 
when all the means and medians are averaged, none of these indicate a negative relationship 
between sale price and transmission line regarding the adjacency or view.  

 
Conclusion – Adjacency to High Voltage Transmission Line: The mean and median price 

differentials from this comprehensive data set indicate there is no appreciable market impact on 
residential home values attributable to a home being adjacent to transmission lines. 

 
3 As discussed above, any price differential identified in a single pairing may not be indicative of an actual im pact  
on value attributable to the variable being examined. Accordingly, appraisers must rely  upon  m ean a nd m edian 
variations across a broad data set to more reliably isolate a market value im pact, if  a ny, ba sed on  a part icular 
variable.  
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TABLE 4: 
 

SUBDIVISIONS-VIEW VS NO VIEW 
Rowley Downs Mean Median 

Paired Sales View vs No View 8.13% 4.48% 
Surrey Ridge   

Paired Sales View vs No View 2.92% 2.92% 
Sorrel Ranch   

Paired Sales View vs No View 10.13% 2.50% 
Tallyn’s Reach   

Paired Sales View vs No View 3.91% 3.23% 
Creekside   

Paired Sales View vs No View 0.79% 1.59% 
Tollgate Crossing   

Paired Sales View vs No View 4.72% 2.72% 
Villages of Parker   

Paired Sales View vs No View 8.27% 5.08% 
 OVERALL 

AVERAGE 
 

5.55% 
 

3.22% 
 
 

As can be seen in Table 4, above, a similar conclusion can be drawn from the analysis of  
paired sales involving properties that were not adjacent to the transmission line easement but had 
a relatively significant view of the transmission lines versus those that had no view or obstructed 
views of the transmission facilities. That data resulted in a mean range differential from 0.79% to 
10.13% and a median range differential from 1.59% to 5.08%. Averaging these rates across all 
subdivisions studied indicates a 5.55% mean differential and a 3.22% median differential.  

 
Conclusion – View of High Voltage Transmission Line: Again, the mean and median 

price differentials from this data set indicate that there is no appreciable impact on residential 
property values caused by a view of the transmission facilities. 
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TABLE 5: 
 

SUBDIVISIONS-APPRECIATION RATES 
Rowley Downs Mean Median 

Appreciation Rates Adjacent/ view 0.85% 0.85% 
 Not adjacent/no view 0.64% 0.60% 

Surrey Ridge   
Appreciation Rates Adjacent/ view no data no data 

 Not adjacent/no view no data no data 
Sorrel Ranch   

Appreciation Rates Adjacent/ view 0.47% 0.35% 
 Not adjacent/no view 0.49% 0.46% 

Tallyn’s Reach   
Appreciation Rates Adjacent/view 0.59% 0.56% 

 Not adjacent/no view 0.57% 0.53% 
Creekside   

Appreciation Rates Adjacent/ view 0.83% 0.82% 
 Not adjacent/no view 0.70% 0.68% 

Tollgate Crossing   
Appreciation Rates Adjacent/ view 0.58% 0.56% 

 Not adjacent/no view 0.54% 0.56% 
Villages of Parker   

Appreciation Rates Adjacent/ view 0.68% 0.54% 
 Not adjacent/no view 0.62% 0.59% 

 
OVERALL 

AVERAGE: Adjacent/view 0.67% 0.61% 
 Not adjacent/no view 0.59% 0.57% 

 
 Similarly, there is no appreciable difference in appreciation rates between residential 
properties adjacent to or with significant views of the transmission lines and those that are 
removed from and otherwise do not have a view of the transmission lines. The average mean 
appreciation rate was 0.67% higher for properties adjacent to the transmission lines. The average 
median appreciation rate was 0.61% higher for properties with views of the transmission lines.  
 

Conclusion – Appreciation Rates for Homes Adjacent to and With Views of 
Transmission Lines:  As discussed above, the percent difference in appreciation rates of homes 
near transmission lines does not indicate adjacency to or view of transmission lines have any 
impact on residential property value appreciation.  
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CONCLUSION 
 
 In summary, based on the data and analysis I conducted, the market data does not reflect 
any measurable impact on the sale prices or appreciation rates of residential properties that are 
adjacent to and/or have a significant view of transmission line facilities as compared to  similar 
properties that are further removed from and/or do not have a significant view of such facilities. 
 
 
Respectfully submitted, 
 
 
___________________________________ 
Michael H. Earley, MAI, SRA 
Designated Member of the Appraisal Institute 
#CGO1313447 Certified General Appraiser 
State of Colorado 
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